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Introductions



Meet the Willoughby Corner Team
• Boulder County Housing Authority—Norrie Boyd, Justin 

Lightfield, Molly Chiang

• Norris Design—Don Ryan, Kristin Dean

• The Pachner Company—Marcus Pachner

• HB&A - Tino Leone, Steven Powell 

• Drexel Barrell—Cameron Knapp

• Kimley Horn—Chris Hopkins

• Pinkard Construction - Tyler Morgan, Joe Reveille



Who is Boulder County Housing Authority?
• BCHA is the affordable housing  

provider for Boulder County 
including Lafayette.
• We also work in: Louisville,  

Longmont, Lyons, Nederland,  
Niwot, Gunbarrel, Erie and  
Superior.

• We have 844 housing Vouchers in  the 
community and we own and  manage 
835 permanently affordable  rental 
homes.

■ 257 of these are in Lafayette
• We serve all types of families,  

individuals, and seniors.



Partnership
2017 Intergovernmental Agreement

City of Lafayette & Boulder 
County/BCHA

▪ Affordable Rental: 80% of all units will be 
deed-  restricted units for tenants earning at 
or below  60% of the Area Median Income 
(AMI). No less  than 10% of these units shall 
be age-restricted for  occupancy by persons 
fifty-five years of age or  older.

▪ Affordable For-Sale: 20% of all units will be 
deed-  restricted for-sale units for households 
earning at  or below 120% of the AMI.

▪ Unrestricted Market-rate: Not to exceed 
20% of  the total number of residential units.

Community Outreach  18 + Months

▪ Delivered close to 5,000 flyers and postcards to nearby  
households and local businesses

▪ Hosted 25 community meetings and open houses – 3
in Spanish - with more than 500 attendees

▪ Established the East Lafayette Advisory Committee,  
and facilitated 10 ELAC meetings with representatives  
from:

• Old Town
• Flagg Drive
• Arbordale Acres
• Emma Street
• Southern Edge
• Peak to Peak 

School

• Sister Carmen
• Immaculate  

Conception
• Senior Advisory Board
• Liveable Lafayette



Inspiration



Overview of City Process



Entitlement Step

Establishment of rules 
and standards to guide 
development. 
Preliminary design of 
infrastructure. 

• Planned Unit 
Development

• Rezoning 

Subdivision/Infrastructure Step

Subdivision of property 
into rights-of-way, lots 
and tracts. Design of 
trunkline infrastructure 
and stormwater systems. 
Can happen in multiple 
phases.  

• Platting
• Civil infrastructure 

Construction 
Drawings

Vertical Construction Step

Site specific plans and 
buildings. Phased by 

development parcel(s)
Each lot requires a site 

plan. 

• Site Plan/Architecture
• Building and Utility 

Permitting
Sketch 
PUD

Preliminary 
PUD 

(Planning Commission) 

Rezoning
(Planning 

Commission) 

Final PUD 
(City Council) 

Rezoning
(City Council) 



Entitlement Step
• Rezoning establishes a base zone district(s) for development.

▫ Permitted Uses
▫ Maximum Building Height
▫ Lot sizes, setbacks, lot coverage
▫ Parking, landscaping requirements

• Planned Unit Development (PUD)
▫ Modifications to underlying zoning standards
▫ Establishment of Land Use Plan
▫ Establishment of Open Space/Public Spaces
▫ Street, bicycle, pedestrian facility layout and design

● Traffic Study
▫ Preliminary Trunk line Infrastructure

● Water Study
● Wastewater Study
● Drainage Study

▫ Streetscape and Open/Public Space landscaping 
▫ Design standards or guidelines for future site-specific development/buildings. 

● The PUD does not dictate final architecture of specific buildings, but sets forth elements 
that must be incorporated into final design. 



Purpose of Meeting



Willoughby Corner

• Project Update

• Gather Neighborhood 
Input

Meeting Goals



Willoughby Corner Background



Concentric Approach

REGION

COMMUNITY

NEIGHBORS

• Regional Housing Partnerships
• Regional Transportation

• Old Town businesses
• Local business groups
• Community non-profits
• Lafayette-based organizations
• Open Space / Trail Groups

• Adjacent and nearby neighbors
• Adjacent commercial properties
• Historic stakeholders
• Neighborhood leaders
• Peak to Peak School



LISTEN INTEGRATE DRAW

Our Community Outreach Method



Continued 
Outreach



East Lafayette Advisory Committee (ELAC)
• The ELAC is a community group of neighbors and other  stakeholders who 

meet monthly to help advise BCHA in  implementing an inclusive and 
effective community engagement  plan. Advisory in nature, the ELAC meets 
regularly and provides  honest constructive feedback to BCHA and their 
partners.

• The ELAC Committee members:
▫ Help evaluate potential aspects of the development
▫ Gather feedback on how best to encourage public participation  throughout 

the planning and development processes
▫ Provide structure for outreach and planning process

• The East Lafayette Advisory Committee is comprised of  approximately 15 
self-selected community members that represent  the diverse interests of 
Lafayette. 

Community Engagement



BCHA Schedule



Schedule
Milestone Timeline

Sketch Plan Approved Completed Sept.24, 2019

Initial Preliminary Plan Submission Completed March 27, 2020

Vertical Design Kickoff Completed July 2021

Pre-Application Meeting with City Completed, Aug. 2021

ELAC Meeting Completed, Sept.15, 2021

ELAC Meeting Completed, Dec. 1st, 2021 5:30 – 6:30pm

9% LIHTC – Letter of Intent & Concept Meeting Completed, Dec. 1st, 2021

PUD Submittal December 14th, 2021

Neighborhood Meeting [virtual] Dec. 15th, 2021 5:30 – 6:30pm

Phase 1 Concept Building Design Fall 2021/Winter 2022 (ongoing)

2nd Preliminary plan Submission January 2022

Neighborhood Meeting 2 [virtual] January 13th, 2022

Entitlements Approvals Q1 2023

9% LIHTC Application Feb. 1st, 2022

9% LIHTC Award May 2022

4% LIHTC Application Summer 2022

4% LIHTC Award September 2022

Phase 1 Construction Start Q1 2023



Project Overview 



PLANNED UNIT DEVELOPMENT (PUD)



PLANNED UNIT DEVELOPMENT (PUD)



PLANNED UNIT DEVELOPMENT (PUD)



PLANNED UNIT DEVELOPMENT (PUD)



PLANNED UNIT DEVELOPMENT (PUD)



PLANNED UNIT DEVELOPMENT (PUD)



PLANNED UNIT DEVELOPMENT (PUD)



PLANNED UNIT DEVELOPMENT (PUD)



PLANNED UNIT DEVELOPMENT (PUD)



PLANNED UNIT DEVELOPMENT (PUD)



PLANNED UNIT DEVELOPMENT (PUD)



Next Steps and Feedback



Schedule
Milestone Timeline

Sketch Plan Approved Completed Sept.24, 2019

Initial Preliminary Plan Submission Completed March 27, 2020

Vertical Design Kickoff Completed July 2021

Pre-Application Meeting with City Completed, Aug. 2021

ELAC Meeting Completed, Sept.15, 2021

ELAC Meeting Completed, Dec. 1st, 2021 5:30 – 6:30pm

9% LIHTC – Letter of Intent & Concept Meeting Completed, Dec. 1st, 2021

Neighborhood Meeting [virtual] Dec. 15th, 2021 5:30 – 6:30pm

PUD Submittal December 2021

Phase 1 Concept Building Design Fall 2021/Winter 2022 (ongoing)

2nd Preliminary plan Submission January 2022

Neighborhood Meeting 2 [virtual] January 13th, 2022 5:30-6:30pm

Entitlements Approvals Q1 2023

9% LIHTC Application Feb. 1st, 2022

9% LIHTC Award May 2022

4% LIHTC Application Summer 2022

4% LIHTC Award September 2022

Phase 1 Construction Start Q1 2023



How to Provide Feedback
Boulder County Housing Authority

Vist www.willoughbycorner.org to stay updated and join our interest list
● Molly Chiang | mchiang@bouldercounty.org | (303) 825 -1671
● Jim Williams| jcwilliams@bouldercounty.org | (303)441-1260

East Lafayette Advisory Committee 

● Jasper Vue | jasper@thepachnercompany.com | (303) 825 -1671
● Marcus Pachner| marcus@thepachnercompany.com | (303)825-1671

Lafayette City Staff 

Visit www.lafayetteco.gov/2333/Emma-120th-St to review documents 
● Jana Easley | jana.easley@lafayetteco.gov | (303) 661-1271
● writing - Planning@lafayetteco.gov
● Mail or hand deliver comments to 

1290 S Public Rd, Lafayette, CO 80026

http://www.willoughbycorner.com
mailto:mchiang@bouldercounty.org
mailto:msehlke@bouldercounty.org
mailto:jasper@thepachnercompany.com
mailto:marcus@thepachnercompany.com
http://www.lafayetteco.gov/2333/Emma-120th-St
mailto:jana.easley@lafayetteco.gov


Questions?



Thank You



Circulation and Connectivity
• Street Grid
• Canterbury Drive
• Roundabouts
• Willoughby Ave.
• Emma Street
• 120th Street
• 10’ Multi-Use Path
• Sidewalks
• Mobility Hub

▫ Bus Pad
▫ Bike Racks / Lockers
▫ Ride Hailing zone
▫ Car Share / Bike Share
▫ EV Charger
▫ Signage / Wayfinding

Components of the Plan



Continued Community Response
LISTEN,  INTEGRATE,  
DRAW

• Emma Street  
Roundabout

• 120th Street  Section,  
Pedestrian  Crossing

• 120th Street  Multifamily  
Building

• RTD



IMMERSION  
OUTREACH COMMUNITY-WIDE OUTREACH

Concentric Approach

• Neighborhood
• Community
• Regional

Community Wide Engagement

• Lafayette Open Houses
• Community Meetings–  

coffee, backyard,  
organizations

Inclusive Planning Process

• City of Lafayette Planning  
Process

• Implementation of Public  
Engagement Plan

• Sketch Plan Submittal
• Following Sketch Plan then  

Preliminary Plan Submittal

CONCURRENT OUTREACH

SKETCH PLAN 
SUBMITTAL

Community Planning &  
Design Engagement

• East Lafayette Advisory  
Committee (ELAC)

• Design Workshop Open House
• Mobility Open House

• Continued Neighborhood  
Outreach

• Continued Organizational  
Outreach

• Monthly ELAC Meetings
• Community Board  

Presentations
• Non-Profit Presentations

• Presentations to Communities  
of Faith

• Site Walks & Tours

Public Engagement Plan



Traffic & Transportation



Traffic & Transportation
2020 Total Intersection LOS Results



Thank You





LISTEN

• Feedback: Look and feel  
of Old Town

• Density: Old Town  
density, lower intensity  
should occur along  
Emma Street

• Transportation: Peak to  
Peak traffic concerns,  
existing traffic and cut-  
through before project.

Community Response: Old Town/Emma Street



Community Response: Old Town/Emma Street

INTEGRATE AND DRAW

• Feedback: Duplicate  
Old Town Residential  
Character

• Density: Duplexes along  
Emma. Height  
transition with lower  
intensity.

• Transportation:  
Canterbury connection  
to 120th for P2P traffic,  
Roundabout, Traffic  
signal/turn lanes



Community Response: Flagg Drive

LISTEN

• Feedback: No connection  
to Flagg Drive

• Density: Buffer along  
120th from new  
development, homes  
away from existing rural  
area

• Transportation:  
Infrastructure completed  
before more residential  
homes. Focus on 120th,  
Flagg and existing east  
Lafayette transportation  
challenges



Community Response: Flagg Drive

INTEGRATE AND DRAW

• Feedback: Duplicate Old  
Town Residential  
Character

• Density: Duplexes along  
Emma. Height transition  
with lower intensity.

• Transportation:  
Canterbury connection  
to 120th for P2P traffic,  
Roundabout, Traffic  
signal/turn lanes



Community Response: Southern Edge
LISTEN

• Feedback: Burlington  
Trail and industrial  
edge

• Density: Higher  
intensity of uses should  
occur along the  
southern industrial  
edge

• Transportation:  
Pedestrian connection  
to Burlington Trail. No  
Roadway connection



Community Response: Southern Edge
INTEGRATE AND DRAW

• Feedback: Trail  
connection to  
Burlington and future  
connection to Inspire.  
Orchard, gardens and  
green space  
buffers/transition.

• Density: Scale and  
context for senior and  
multi-family buildings.  
Parking adjacent to  
existing buildings.

• Transportation:  
Pedestrian connectivity.  
Multi-family corridor  
appropriate for  
Canterbury connection.



Community Response: Peak to Peak

LISTEN

• Feedback:  
Flourishing  
campus, shares  
property edge with  
Willoughby Corner

• Density:  
Understand future  
plans for P2P and  
existing uses,  
buildings

• Transportation:  
Existing peak  
traffic flows,  
predictable cycle



Community Response: Peak to Peak

INTEGRATE AND DRAW

• Feedback: Focused  
collaborative planning. Shared  
edge. Residential design,  
pedestrian connections and  
limited roadway crossings.

• Density: Matching intensity:  
townhomes to multi-family  
with significant buffering of  
open space.

• Transportation: New  
roadways unlocked the entire  
site. Canterbury to 120th was  
a requirement and changes  
the transportation system for  
surrounding neighborhoods.



Appropriate Density
• How is density calculated?

▫ Most zoning codes define density by dwelling units per acre
● A dwelling unit is any type of home: Single-family, apartment, etc.

• Why is density important for affordable housing?
▫Land and Infrastructure costs in Boulder County are  

high, and we must conserve land and utilize resources  
efficiently to maintain affordability.

▫Clustered development lowers cost per unit = more  
affordable = more shared green space

▫Higher degree of sustainability
▫Allows for better public amenities
▫Allows for better transit services and road  

improvements
▫Being able to afford to live where you work reduces  

commutes and congestion.



Appropriate Density: Comparable & Analysis

Aspinwall– 12.4 du/acre

Copperstone– 18 du/acre

Kestrel– 23.9 du/acre



Traffic & 
Transportation

Project site

SH 7 & 119th  

intersection

Emma & 120th  

intersection

S. Bldr Rd & 120th  

intersection

S. Bldr Rd &  
120th Roadway

119th/120th  

Roadway

SH 7
Roadway

Trail improvements



Initial Sketch Plan



Refined Sketch 
Plan



Code Modifications 
Requested

Components of the Plan


